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ENVIRONMENTAL PROCESS TO-DATE 

Process Scoping Technical Studies Significance Findings Alternatives Next Steps 

 November 2011    CEQA Initial Study (IS) prepared 

 12/8/11 – 1/9/12    Notice of Preparation/IS released; 
    30 day public comment period 

 12/15/11     Public Scoping Meeting 

 Dec 2011 – Sept 2012 Draft EIR Preparation  

 9/10/12 – 10/24/12   Draft EIR Public Review Period 

 

 

Presenter
Presentation Notes

Environmental process initiated in October 2011

NOP early December

Currently in DEIR public review period – closes 10/24/12







 Aesthetics 
 Agricultural/Forestry 

Resources 
 Air Quality 
 Biological Resources 
 Cultural Resources 
 Geology/Soils 
 Greenhouse Gas Emissions 
 Hazards & Hazardous 

Materials 

 Hydrology/Water Quality 
 Land Use/Planning 
 Mineral Resources 
 Noise 
 Population & Housing 
 Public Services 
 Recreation 
 Transportation/Traffic 
 Utilities/Service Systems 

INITIAL STUDY FINDINGS – TOPICS 
ANALYZED IN THE EIR 

Process Scoping Technical Studies Significance Findings Alternatives Next Steps 

Presenter
Presentation Notes

Scope of EIR determined by Initial Study, NOP responses and public scoping meeting –

Analysis resulted in comprehensive EIR addressing all topical CEQA sections with exception of

Agricultural/Forest resources
 and
Mineral Resources



PROJECT-RELATED TECHNICAL 
STUDIES 
 Air Quality and Greenhouse Gas Emissions Analysis 

 Biological Resources Assessment 

 Cultural Resource Assessment – Archaeology/Paleontology 

 Phase 1 Site Assessment (hazardous substances - 
ground/groundwater/surface water) 

 Health Risk Assessment (air toxics) 

 (cont…) 

 

 

Process Scoping Technical Studies Significance Findings Alternatives Next Steps 

Presenter
Presentation Notes

Numerous technical studies and additional studies were determined as EIR was prepared –

Hazards include –
	Site Assessment for historical site contamination
	Health Risk – operations – air toxic
	Risk of Upset – onsite chemical storage (impact of Jazz on Phase 1)

	
	



PROJECT-RELATED TECHNICAL 
STUDIES 
(cont.) 

 

 Noise and Vibration Analysis 

 Offsite Consequence Analysis (potential chemical release) 

 Shade/Shadow Analysis 

 Traffic Impact Analysis 

 Water Supply Assessment 

 

Process Scoping Technical Studies Significance Findings Alternatives Next Steps 

Presenter
Presentation Notes

Water Supply Assessment – Irvine Ranch Water District, March 2011 

Noise & Vibration analysis – construction and oepration

Traffic – Phase 1 and Phase 2




EIR SIGNIFICANCE FINDINGS 

ANALYSES APPROACH: 
  

 Impacts analysis for each project phase:  

 Phase 1:  2013 – 2018  

- Demolition of “Half Dome” building 

- Construction/Operation of 680 residential units & 11,500 SF 
commercial 

- Adjacent operation of TowerJazz until Phase 2 (2017 or 
potentially 2027) 

 

Process Scoping Technical Studies Significance Findings Alternatives Next Steps 

Presenter
Presentation Notes

Phase 1 construction 2013-2018 

Units occupied as early as 2013

Towerjazz – 2017 earliest but 2027 possible – 

Phase 1 adjacency as long as 14 years 



EIR SIGNIFICANCE FINDINGS 

ANALYSES APPROACH:  (cont.) 
 

 Phase 2:  Earliest 2017 construction  

- Demolition TowerJazz facility 

- Construction additional 564 units 

- Total Buildout – 1,244 units, 11,500 SF commercial 

 

Process Scoping Technical Studies Significance Findings Alternatives Next Steps 



EIR SIGNIFICANCE FINDINGS 
LESS THAN SIGNIFICANT IMPACTS – NO MITIGATION REQUIRED: 

 Aesthetics 
 Greenhouse Gas Emissions 
 Hydrology/Water Quality 
 Land Use and Planning  
 Population & Housing 
 Public Services 
 Recreation 
 Transportation/Traffic 
 Utilities/Services 

Process Scoping Technical Studies Significance Findings Alternatives Next Steps 

Presenter
Presentation Notes

Assuming compliance with regulatory requirements and standard City conditions of approval 



EIR SIGNIFICANCE FINDINGS 
IMPACTS MITIGATED TO LESS THAN SIGNIFICANT: 

 

 Biological Resources – Habitat for migratory birds – Phases 1 & 2 

 Geology & Soils – Potential expansive soils – Phases 1 & 2 

 Hazards – Hazardous building materials (asbestos, etc.) – Phase 2 

 Noise -  New stationary noise sources – Phases 1 & 2 

 Vibration – Phase 2 construction impacts on Phase 1 residences 

 

 

 

 

 

 

 
Process Scoping Technical Studies Significance Findings Alternatives Next Steps 

Presenter
Presentation Notes

New noise sources – 

Traffic, parking lots





EIR SIGNIFICANCE FINDINGS 
IMPACTS MITIGATED TO LESS THAN SIGNIFICANT (cont.): 
Interim Phase 1 Impacts – Hazard/Noise/Vibration 
 Hazards  

- Potential vapor intrusion (VOC) into Phase 1 buildings 
- Potential chemical release from TowerJazz 

 Noise  
- Phase 1 exposure to TowerJazz operational noise (exterior & 

interior noise standards exceeded) 
 Vibration  

- Phase 1 construction vibration impact on sensitive TowerJazz 
equipment 

Process Scoping Technical Studies Significance Findings Alternatives Next Steps 

Presenter
Presentation Notes
Hazards –
VOCs (volatile organic compounds) in soil and groundwater due to chlorinated solvents (suspected leaking USTs)
Ongoing remediation at site since 1980’s  
Tank removals, Soil Vapor Extraction, gw removal
Vapor intrusion – parking structures and slabs
Vapor intrusion study – Phase 1 not a health risk – contamination was not in Phase 1 portion of site

Chemical storage – Phase 1 could be by TowerJazz for up to 13 year (2014-2027 if lease extended
5 extremely hazardous chemicals per regulations store at Jazz- 
Anhydrous ammonia, boron trichloride, chlorine, hydrofluoric acic, sulfuric acid
Modeled using EPA Risk Modeling Program (RMP) and ALOHA modeling – worst case and alternative modeling
Coordinated extensively with Fire Dept 
CFC requirement – no storage of extremely hazardous materials adjacent to residences 





EIR SIGNIFICANCE FINDINGS 
SIGNIFICANT UNAVOIDABLE IMPACTS: 
  

 Air Quality – Construction-related impacts (NOx exceedance)  – 
Phase 1 & 2 

 Land Use – Pending Airport Environs Land Use Plan (AELUP) 
consistency determination by Airport Land Use Commission 
(potentially significant unavoidable impact) – Phase 1 & 2 

 Noise – Construction noise levels – Phase 1 & 2  

Process Scoping Technical Studies Significance Findings Alternatives Next Steps 

Presenter
Presentation Notes

Construction 

Phase 1 – total 5 years, 
3 mon demo,, 6 months site improvements, balance building consturction

Phase 2 – 4 ½ years

Land Use – 
Consistency with Airport Environs Land use Plan  (AELUP)
	consistency needed for
	Noise
	Safety
	Air space obstruction 





PROJECT ALTERNATIVES 
ALTERNATIVES CONSIDERED BUT REJECTED DURING SCOPING 
PROCESS: 

 Alternative Project Location  
 Optional site within city that could be acquired by applicant, 

meet project objectives, and reduce environmental impacts 
could not be identified 

 Optional Project Phasing  
 Review of alternative to eliminate impacts associated with 

concurrent operation of TowerJazz and Phase 1 residences – 
determined economically infeasible and would not eliminate any 
significant unavoidable impacts 

 

 

 

Process Scoping Technical Studies Significance Findings Alternatives Next Steps 



PROJECT ALTERNATIVES 
ALTERNATIVES ANALYZED:   

 No Project Alternative – existing conditions would remain 

 Hotel/Office/Commercial Alternative 
 Phase 1 – 174 hotel rooms 

 Phase 2 – 160,000 SF office; 20,000 SF commercial 

 Office/Commercial/Residential Alternative 
 Phase 1 – 100,000 SF office; 7,000 SF commercial 
 Phase 2 – 830 residential units 

 Reduced Density Alternative 
 Phase 1 – 260 residential units; 11,500 SF commercial 
 Phase 2 – 301 residential units  

 

 

Process Scoping Technical Studies Significance Findings Alternatives Next Steps 



PROJECT ALTERNATIVES 

Process Scoping Technical Studies Significance Findings Alternatives Next Steps 

Comparison of Project Alternatives 

 

 



PROJECT ALTERNATIVES 
ENVIRONMENTALLY SUPERIOR ALTERNATIVE 

 

 No Project Alternative is Environmentally Superior Alternative 
 Would eliminate significant, unavoidable impacts 

 

 Hotel/Office/Commercial Alternative – Environmentally Superior 
Development Alternative  
 Would eliminate significant impacts associated with Phase 1 resident 

adjacency to TowerJazz (interim condition).  These impacts, however, 
mitigated to less than significant for proposed project. 

 

 

 

 
Process Scoping Technical Studies Significance Findings Alternatives Next Steps 



NEXT STEPS 
 

 Draft EIR public review period closes October 24, 2012 

 Final EIR under preparation will include Response to DEIR 
Comments  

 Planning Commission Public Hearing(s) 

 City Council Public Hearing(s) 

 EIR Certification and Notice of Determination filing  

Process Scoping Technical Studies Significance Findings Alternatives Next Steps 



UPTOWN NEWPORT 
 
   

 
 



UNDERGROUND STORAGE TANKS 



VOC CONCENTRATIONS 



SOIL GAS 
PROBE 
LOCATIONS 



CHEMICAL STORAGE LOCATIONS 



AMBIENT NOISE LEVELS – PHASE 1 



AMBIENT NOISE LEVELS – PHASE 2 



AIRPORT 
NOISE 
LEVEL 
CONTOURS 



SENSITIVE 
RECEPTORS 



TRAFFIC STUDY LOCATIONS 



ALTERNATIVES 



ALTERNATIVES 



ALTERNATIVES 



VIBRATION - PHASE 1 CONSTRUCTION 



VIBRATION - PHASE 2 CONSTRUCTION 



MAXIMUM NOISE - PHASE 1 
CONSTRUCTION  



AVERAGE NOISE - PHASE 1 
CONSTRUCTION 



MAXIMUM NOISE - PHASE 2 
CONSTRUCTION 



AVERAGE NOISE - PHASE 2 
CONSTRUCTION 
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